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Agenda - Maple Avenue Commercial Corridor Zoning Update 

• Welcome and Introductions 

• Role of Steering Committee and Project Schedule 

• Review of Project Scope and Charge for First Steering 
Committee Meeting 

• Presentation 
•  Current Conditions 
•  Parameters for the Study 
•  Precedents 
•  Site Explorations 
 

• Next Steps 
•  Council Work Session 
•  Loop back to Steering Committee 
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What is Our Charge? 

Charge is to frame a vision, from which the code for the 
commercial corridor of Maple Avenue can be updated 

Guidance for Explorations 

•  Assume Height Maximum of 54’ 

•  Setback from ROW of 15’ 
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Study Boundaries and Scope 

Maple Avenue 
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RFP Request: 
Preparation of amendments to the current Zoning 
Ordinance consistent with the Town’s 
Comprehensive Plan, and the  current zoning and 
planning principles for increased building heights 
along the Maple Avenue West and East Corridor 
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Past Explorations - Initial Visioning Diagram 
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Past Explorations 
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Past Explorations - Core Study (Duncan Report) 
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Existing Zoning 
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UPDATING to 
change label to 
read ‘Existing 
Zoning with 
Property 
Boundaries’  and 
adding RPA and 
Windover 
boundaries 
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Existing Use Pattern 
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Issues Drawn from Past Studies and Ongoing Interviews 
•  Danger of growth from within and from neighboring centers (Tyson's, Merrifield, 

Reston, etc.) overwhelming Vienna’s small town character; putting pressure on 
single family neighborhoods; and increasing through traffic from other growth 
centers  

•  Conversely, if no change occurs, how will commercial area remain competitive? 
 
•  Desire to retain independent retailers, varied building styles along Corridor 
 
•  How to address parking - perceived shortage, location, shared experience 

•  Concern regarding aesthetics - uniformity of height/setback, building articulation 
 
•  Support for mixed use; how to incorporate housing within the Corridor (serve 

empty nesters, young people, etc., should multi-story residential use be allowed 
without commercial use) 

•  Making Maple Avenue more pedestrian friendly 
 
•  Treatment of Maple Avenue: single uniform entity or multiple character area 
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Framework for Discussion and Future Coding 

Elements to be Addressed in Coding Vienna’s Vision for Maple Avenue 
 
•  Pedestrian Features (sidewalks, street trees, gathering areas) 

•  Parking (location, flexibility, counts) 

•  Landscaping (configuration, flexibility) 

•  Neighborhood Compatibility (applicability, standards) 

•  Building Design (massing, fenestration, materials) 

•  Lot Coverage 

•  Use Allocation (nonresidential, multi-family, mixed-use)   

•  Redevelopment (flexibility, incentives) 
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Precedents - Pedestrian Friendly Highly Trafficked Corridor 

Washington Street, Old Town Alexandria 
 

•  2 NB and 2 SB travel lanes  • Height limit = 50 feet (Wash Street Guidelines) 
•  2 lanes of on-street parking  • 15’- 20’ average setback from curb line 
•  Single parking lane converted to HOV during rush hour 
•  Traffic Count comparable to Maple Avenue - 36,000 AADT at Queen St/Nutley St 
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Precedents - Open Space and Public Art 

Merrifield/Shirl?, Iowa City, Old Town Alexandria  

Need 
suburban 
images; 
detached 
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Precedents - Low Impact Development 

Portland, OR source?  

Need 
suburban 
images; 
detached 
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Add 
interparcel 
connection 
diagram 

Precedents - Cross Easements/Shared Access 

Portland, OR  
source?  

Need 
suburban 
images; 
detached 

14 



Town of Vienna Maple Avenue Commercial Corridor Zoning Update - Steering Committee Meeting 1, October 11, 2012 

Parameters for Site Explorations 
•  Illustrative 

•  Exploratory 

•  Representational 

•  Worked within guidance of 54 foot height/15 foot setback 

•  Parking ratio slightly different than current Vienna standard for ballpark 
calculations 

•  Tested build out with all surface parking, then decks, then garages 

•  Assume storm drainage new regulations may further reduce build out potential 
 
•  Incremental phasing demonstrates what could be gained stopping short of 

provision of structured parking - if structure parking option removed, limit to 1-2 
stories generally 
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Explorations - Site 1 

16 



Town of Vienna Maple Avenue Commercial Corridor Zoning Update - Steering Committee Meeting 1, October 11, 2012 

Explorations - Site 1 Possibility 
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Explorations - Site 1 Phasing 
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Explorations - Site 2 

Label 
Vienna 
Inn 
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Explorations - Site 2 Possibility 
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Explorations - Site 2 Possibility 
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Explorations - Site 3 
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Explorations - Site 3 Possibility 
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Explorations - Site 3 Possibility 
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Explorations - Site 4 
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Explorations - Site 4 Possibility 
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Findings from Site Explorations 
•  Achieving full build out with 54’ height limit throughout Corridor is not possible 

given parking requirements, even if reduced per exploration examples 

•  Site improvements to sites can retain existing operations with careful phasing 
strategies 

•  Additional capacity can be added to site using only surface parking, but scale of 
change is minor 

•  Explorations addressed the variety of lot and building configurations found 
within the Corridor 
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Explorations - Answering Questions and Concerns 
What is the best way to move forward from the current building pattern? 
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Explorations - Potential Zones along Maple Avenue 
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Maple Avenue 

ENTRY to 
Town of 
Vienna  

Lower height/
density reflecting 

small town 
character 

ENTRY to 
Town of 
Vienna  

Lower height/
density reflecting 

small town 
character 

Historic 
Core for 
Town of 
Vienna  

Lower height/
density 

Midpoint 
54’ height/ higher 
density; potential 
site for parking 
garages serving 

Corridor 

  

Midpoint 
54’ height/ 

higher 
density; 

potential site 
for parking 
garages 
serving 
Corridor 

  

Alternative Configuration to 2001 Vision Vienna Zones 
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Explorations - Answering Questions and Concerns 
To this? 
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Example from Site 1 – Giant Grocery, located in a Midpoint Zone 
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Next Steps 

•  Translating the ‘Vision’ to Code Provisions/Language 

•  Council Work Session 

•  Return to Steering Committee for Review of Expanded 
Vision 

•  Schedule/Target dates 
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